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I.
SOCIO-ECONOMIC BACKGROUND

Historic Perspective

Prior to 1878 all of Fire Island, from Fire Island Inlet to Long
Cove, was owned as one undivided tract by many owners. 1In 1878, a
partition action resulted in the tract being divided among the various
owners in proportion to their previpus undivided interests. (1)

Wilmot M. Smith became the owner of one tract. His family sub-
divided it under the name of "Stay-A-While Beach Estates" in 1912,

It was that portion of Ocean Beach which is along Ocean, Wilmot and
Surf Roads.

A second tract was acquired by John A. Wilbur in 1908. He like-
wise subdivided his tract into approximately 1,000 lots. That develop-
ment was called "Ocean Beach'.

In 1921, these two tracts Were incorporated as the Village of
Ocean Beach. At that time, the President of the Corporation was the
executive officer. This title was later changed to Mayor.

Prior to 1921 the area which was to become the Village of Ocean
Beach was established as a sewer district in the Town of Islip. The
sewage disposal system installed at that time was the only one on

Long Island east of Jamaica. In recent years the system has been

(1) Ocean Beach Bicentennial Handbook and Directory, The
Mayor's Bicentennial Committee, 1976, page 9
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upgraded and tertiary treatment provided for the effluent. It is
now one of the most advanced systems on Long Island.

The Village water supply system was also originated before in-
corporation. John A. Wilbur built the first water storage tank and
distribution system in 1915. ‘Although this system has also been
upgraded, studies are conducted from time to time to identify the

need for further improvements. The water source is an artesian well

.which is over 400 feet deep. The water quality is soft and excellent.

At the heart of any successful community is its people. Ocean
Beach is no exception. For over 35 years the Ocean Beach Association
has been actively holding forums to discuss Village concerns and how
Village officials plan to address them. The Association's basic
goal is to maintain the character and ambiance of life in the Vil-

lage. (2)

Population Growth and Characteristics

The population of Ocean Beach varies considerably according to
the time of the year since it is primarily a summer vacation and resort area.
As the figures below show, the U. S. Census reports that the small
year round population remained stable between 1960 and 1970, but
the revised 1980 preliminary figures show a substantial increase:
1960 U. S. Census 111
1970 109

1980 (prelim.) 163

(2) 1Ibid, page 15
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In the summer the daytime population mushrooms to between 5,000
and 8,000 people depending on the day of the week and the month. Of
this daytime total, 50 percent are residents, either owning or rent-
ing houses in the Village. The remaining 50 percent are day visitors.

The low level of year found population may be attributable to
the probability that few people are interested in isolated residen-
tial areas such as those at Ocean Beach. In additional to isolation,
most commercial activities in the Village are closed in the winter.
As a result, winter residents have a logistical problem in obtaining
supplies for their households. This latter factor is becoming more
evident as the stores begin to need more potential purchases to war-
rant remaining open year round.

Other communities on the barrier beach have been encouraging
year round residency recently by:providing public services through-
out the year. This has made them more attractive in the "off"

season.

Projection of future population is difficult for an isolated
seasonal community like the Village of Ocean Beach. Although
there is almost no vacant land, the number of housing units has
had a modest increase, from 541 in 1960 to 557 in 1980. Most of
these housing units are not winterized. 1In 1976 the Nassau-Suffolk
Regional Planning Board prepared a land capacity analysis which in-
cluded the Village. (3) They recorded 40 occupied year round housing

units and one vacant one in 1970, At that time, there were 463

?3) 208 Areawide Waste Treatment Management, Population Estimates

and Projections 1975-1995 Report, Nassau-Suffolk Regional
Planning Board, November 1976, page 26



seasonal units. By 1975, after factoring in 35 available lots,
they concluded that there was a potential for 561 housing units.
As already noted by 1980 there were 557 housing units in the
Village. This makes it apparent that the increase in the number
of housing units will be nominal.unless there is a change of
zoning regulations or zoning use variances are granted. However,
it does not mean that year round population is limited nor does it
mean that summer resident population has peaked.

It is not estimated that year round population will have any
dramatic increase. However, assuming that summer rentals market
continues or grows in volume and that the two person per bedroom
standard of the Zoning Ordiance is maintained, summer resident pop-
ulation could still continue to grow. It would result from the
construction of additional bedrooms on existing housing units where
adequate lot area is available. .The degree to which this might
occur is highly speculative but,iif it was assumed that one bedroom
was added to 25 percent of the 561 existing and potential housing
units, the summer resident population could conceivably increase by
280 persons. The result would be a summer resident population rang-
ing between an estimated 3,280 aﬁd 5,080 persons, for an increase of

9.3 and 5.8 percent, respectively, on the estimated range.

Economic Profile

The economic characteristic of Ocean Beach is that of a middle
to upper income seasonal-residential community. The fact that the
selling price of a house in the Village today generally starts at

$80,000 reflects this income level. Further, residents must pay



higher prices for retail purchases and for the services usually as-
sociated with seasonal vacation areas. )

The Village offers a wide array of commercial services to its
residents during the summer months. Convenience shopping accounts
for 38.5 percent of all commercial establishments and provides such
commodities as groceries, drugs, fishing supplies, liquor, etc.

Recreational establishment$ account for 36.5 percent. These
include public eating places and movies.

Service and repair businesses are the remaining 25 percent.
They offer such services as real estate, electrical contracting,
appliance repair, banking etc.

Rooms and apartments are also available for the transient
residents.

Most of these economic activities take place within the Bay
Front Area. This Bay Front Areé serves the many thousand of day-trip
visitors and along with the Ferfy Terminal serves as the welcoming
point for them. Its faciiitigsidescribed herein are of the utmost
importance to both the day—trip;visitors and the community's

residents.



II.
PHYSTCAL AND ENVIRONMENTAL CHARACTERISTICS

Barrier Beach: General Character and Topgraphy

The ganeral character of Ocean Beach is similar to that of all of
the Fire Island barrier beach. lThe land between the ocean and.the bay
is essentially level at an elevation of at approximately three feet
above the mean high water level of Great South Bay, except for the
dune line along the ocean. The%native vegetation includes tall dune
grasses and small shrubs. Therg are also some small landscaped areas
within the various communities élong the beach.

There is little 1nformatioﬁ available from the borings about the
geology or the mineral reéource%. It is apparent that there are no

known commercial mineral deposits present.

Adjacent Waters

According to the coastal geodetic map, a portion of which is re-
produced as Map 1, the average depth of adjacent waters in Great
South Bay ranges from two to five feet with the exception of two
narrow channels. The East Chanﬁel, with an average depth of ten to
twelve feet, swings northward from Ocean Beach along a buoyed course
toward the center of Great South Bay and then turns to east on a

straight course to Patchogue. Range Channel has an average depth of

- 6 -



between six and eight feet and runs north from Oc€an Beach into North
Channel.

The mean tidal range for this area is approximately two feet.

The subject site is shown on Flood Hazard Boundary Map H-01l as
an "area of special flood hazards" and is described as having a base
flood elevation of five feet abéut mean sea level. Tropical storms and

hurricanes have an important impact on specific flood conditionms.

Climate

The climatié conditions of the study area are similar to those of
all Fire Island - ideally suited for summer outdoor recreation. It is
characterised as a temperate maéitime climate, moderated by the in-
fluence of the ocean and bay wiﬁh a mean annual termperature of 50
degrees Fahrenheit. Annual preéipitation averages 45 inches, evenly
distributed throughout the yearj The mean annual wind speed is 13 mph,
with onshore winds occuring dur#ng the spring and summer months. During
the winter months, structures m%y experience ice damage particularly

during winter storms and hurricanes.



ITI.
EXISTING LAND USE

The Village of Ocean Beach has a total land area of approximately
90 acres. Most of this is devoted to residential land use. The Bay-
front Area, which is the subject of this Comprehensive Development
Plan, encompasses less than 10 percent of the total Village land use.
It encompasses almost all the commercial land uses as well as Village
government offices, the ferry terminal, which is the principal means
of access to the Village for passengers and freight, and most of the
Village recreation facilities. See Map 2.

A system of walks generally laid out in a grid pattern provide
for both pedestrian and service thicle circulation through the
Village. They vary from eight to 22 feet in width. Bay Walk, together
with Delivery Lane, is the east—west access way through the Bay Front
Area. Ocean Road, Bungalow Walk, Cottage Walk, Denhoff Walk, Bayberry
Walk and Ocean Breeze Walk proviae north-south access through the
Village from the Bay Front Area to the Atlantic Ocean Beach. The
Village Greem, located in front of thé Community House and extending
east to Denhoff Walk, the varioug recreation facilities and the Ferry
Terminal are the principal open spaces in the Study Area.

The Bayfront Area has a 1,050 foot waterfront on Great South Bay.

-8 -



A public boardwalk extends along approximately 67Q feet of this frontage
starting from Ocean Road on the east side of Windswept to Cottage Walk.
From this point east, for a distance of 138 feet up to Denhoff Walk,
there is no boardwalk. From Denhoff Walk to Ocean Breeze Walk at the
east end of the ferry basin the;e is a complex of public boardwalk,
marina, temnnis court and ferry terminal area.

In addition to the ferry basin and the small marina, on the bay
side of the waterfront bulkhead there is also a large marina, a bathing
beach, and a sun fish landing. On the land side and immediately ad-
jacent to the waterfront and boérdwalk areas, there is the ferry ter-
minal, wagon park/tennis court érea, the Village office, Post Office,
the Community House and playgroqnd, ajstrip of public open sand area,
and Windswept Youth Center for édolescents.

The Community House is the most significant of the Village facil-
ities. It is an all purpose community activity center with a main
hall, which seats approximately 400 persons for movie or stage per-
formances, as well as a porch onithe bay side with access to the play-
ground, the Village Justic Court; a small manager's office and
restrooms. It serves both young péople and adults in terms of meet-
ing, recreation,; exhibit and public function activities.

Commercial land uses occupy 315 feet, or 9.7 percent, of the
walk frontage in the Study Area: Village facilities and open space
account for 2,650 feet, or 82.2 percent, while residential use and
vacant land are along 200 and 60 feet of the walks respectively, or
6.2 percent and 1.9 percent. In many instances there are residential

apartments over the commercial first floor uses. In projecting the



future there is a potential increase in commercial land use

through conversion of purely residential properties and development of
the vacant land. The total potential increase in frontage is 260 feet,
or 8.1 percent.

Map 3 shows the ownership aﬁd extent of properties adjacent to the
bayfront and whether they are owned by the Village of Ocean Beach or
private parties.

In summary, the Bayfront Area is the Village center of public

activities and the gateway to the rest of the Village of Ocean Beach.

-10-



Iv.
PLANNING AND ZONING

Long Island Regional Planning Board

In 1970 the Nassau-Suffolk Regional Planning Board, which was to
become the Long Island Regional Planning Board, adopted its Compre-
hensive Development Plan. It was designed to establish regional
planning goals and objectives for the two-county area as well as
general guidelines for future planning.

Although this plan did not:provide detailed comment on the bar-
rier beach or the ocean beach, it did emphasize protection of the en-
vironmentally significant areas such as the shorefront, bays and
estuaries as a factor in maintaining the ecological balance on Long
Island.

The Land Use Plan designates the Village of Ocean Beach as a
residential community of intermediate density.

The Long Island Regional Planning Board has an ongoing planning
process designed to further detail itg various concerns and also to
eventually revise the Comprehensive Development Plan where appropriate.

One major element of its program was the recently published Long Island

Comprehensive Waste Treatment Management Plan.

-11-



Fire Island National Seashore

After establishing the Fire Island National Seashore, the Department
of Interior adopted a Management Plan, The Village of Ocean Beach has
amended its Zoning Ordinace to conform with that Plan. The DD Dune
District along the Village's Atiantic Ocean Beach reflects the Sea-

shore's concern for protecting the dune area.

Town of Islip

Although the Village is within the Town of Islip, it is not within
the planning and zoning jurisdiction of the Town. Nevertheless, the
Town and Village share common concerns about the barrier beach and the
bays. As a result they do consglt and cooperate with each other on

pertinent matters.

Village of Ocean Beach

In a development sense the:Village of Ocean Beach has been a planned
community for many years. The first comprehensive Zoning Ordinance was
adopted in 1921, 1In 1978 a Zoning Local Law was adopted updating the
ordinance based on the current comprehensive planning criteria. As
noted above, this law did confor@ with the First Island National Seashore
Management Plan.

This Zoning Local Law is désigned to lessen congestion on walks,
prevent overcrowding of land, secure public peace and quiet, and in
general to maintain the quality of the Village as a summer retreat.

Most of the Village is a Residence R-4 District which is basically
a single family residence district requiring a minimum 4,000 square
foot lot area for each dwelling. The Study Area is in the Business
District.

-12~
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The Zoning Ordinance and Map are the comprehgnsive plan for the
Village's future. As an indication of the intended character of the
Village in the future, it shouldAbe noted that additional apartﬁents,
eating and drinking establishments, discotheques, boarding houses and
commercial recreation businesses are prohibited in the Business C
District. These limitations are generally consistent with the limited

capacity of the Village land area.

U. §S. Army Corps of Engineers and NYS Department of Environmental

Conservation

These two agencies are responsible for regulating land use along
the water's edge and on the watef bodies. As a result any proposed
public or private improvement on the water's edge requires their ap-
proval. For example, dredging aqd new bulkheading should have such
approval.

The U. S. Army Corps of Engineers is also reéponsible for dredg-
ing and construction work needed:to accomplish projects related to
harbor development as well as dredging channels. Aside from changes
in the existing bulkheading, ther; are no gignificant such improvements

proposed for the Ocean Beach bayfront.

-13-
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V.
ARCHITECTURAL EVALUATION

General Evaluation

As already noted in the Historic Perspective, development in Ocean
Beach started at about the turn-of-the-century. To a substantial de-
gree the general architectural character of the Bayfronti Area until
relatively recent times reflected a summer colony style of the early
1900's through the 1930's. Clapboard and wood shingles were the prin-
cipal wall surface and roof materials. Although many of the houses
were one or one—and-one-half story structures, several of the commercial
structures are two-story structures providing for apartments over commer-
cial uses.

In recent years, a more contemporary architectural version of these
rather low-key designs has appeﬁred. With it a somewhat greater variety
of color and more intensive hues have been employed. This has been
particularly evident in the commercial properties associated with the
Bayfront Area.

With reference to signs and commercial advertising, the impact of
these devices is minimal. It may be that the slow paced foot traffic
has made it unnecessary to compete on the basis of the large, eye-catch-
ing, garish signs so often found in highway commercial areas. Another
factor may well be the limited scale of both the Village population and
its commercial area. Further, the Zoning Ordinance prohibits new electri-

cal signs and limits the size of other new commercial signs.

14~



There is evidence, however, in the variety og even the small signs
that the potential for a change in character does exist. Fortunately, the
Mayor and the Village Board of Trustees, and the Planning Board and Build-
ing Inspector, are sensitive to this potential. As a result their efforts
serve to moderate any such tendency. To date it has not been policy to
coordinate sign designs in the interest of achieving a particular style
or motif for the commercial ;rea} This reflects the very low-key beach
community character of the Village of Ocean Beach.

Building conditions in the Study Area are generally good. Some
buildings are in need of maintenance but none have suffered a degree
of deterioration that would classify them as hazardous structures or
unrestorable. In fact, consideral rehabilitation work has been under-

taken on commercial structures in addition to structural additions.

Public Areas
The Bayfront Area contains four of the most significant public open
areas in the Village: The Village Green, the Community House playground,
the bayfront, and the Ferry Basin. They provide the environmental settings
in which three of the most frequented structures of the Village are 1ocated:
The Community House, the Village Office/Post Office, and the Ferry Terminal.
In addition the walks and lanes in the Study Area are focal points
of much of the resident and visifor pedestrian traffic.
Inspection of old photographs and observation of the present con-
ditions indicate that the Village has gradually modified these public
areas over the years, changing from relatively high maintenance grass and

flower bed landscaping to lower maintenance grass, shrub and tree land-

-15-



scaping. It is generally in good condition and includes some outstand-
ing plantings as a result of volunteer efforts and donations. However,
as often happens with older such plantings, there is evidence that the
shrubs and trees in particular, are becoming overgrown and in some cases
scraggly. The necessary corrective action would not represent a major
program.

Public open spaces along the bayfront behind the bulkhead and board-
walk, are usually left in their natural state - beach sand. This in-
cludes the Community House playground.

The plain concrete sidewalks, which are typical throughout the
Village, are in good condition. This comes about through a regular re-
placement program for those pangls which become seriously cracked or
otherwise damaged during the co?rse of the year. Boardwalks are also
in good condition and are the s@bject of a similar maintenance program.

Along the walkways there a%e street lights, signs, waste receptacles,
occasional railings and other decorative and utilitarian features. It
is apparent that many of the mo%e repetitive elements among these walk-
way furnishings have been added:at intervals over the years without
reference to any established deéign. This suggests a missed opportunity
for a compatible low-key continuity of appearance through the Bayfront

Area.

Architectural Features -

The Community House is the most significant building in the Bayfront
Area. It was designed in the long, one-and-one-half story, colonial club-
house style of the early 1900's. However, in deference to the seaside

location the interior was completely finished with a narrow beaded

-16-



wainscot-type of panelling. In this building's great hall, the
simple detailing of the column supported balcony, which now serves

as the projection booth, the large stone fireplace and simple door frames

and moldings combine to make the interior of the Community House a par-
ticularly attractive space. The exterior has not fared so well. The
original siding, assumed to be white clapboard, was covered with
aluminum siding which unfortunately has not weathered well. The wood
details, including the windows, are also in poor condition. The various
porches, some apparently added over the years, are unattractive and
generally detract from the character of the building. Leaks have de-
veloped in the roof. One, where the north porch joined the north main
building wall, has been recently repaired. The only other such problem
at this time is apparently in the dormer vent system. Although con-
sideration was given to nominatiﬁg this building to the National
Registry of Landmarks, it was dropped because so much change had
occurred that true restoration to its original design would be a

very expensive project.

The Community House is unhedted and has plumbing for bathrooms
only. There is no kitchen. A small stage provides space for a movie
screen. These shows among other_things are an important source of com-
munity entertainment. The building is built on posts with a very
limited open space under the first story floor.

Residential buildings in the area are in the character of the
bungalow-style of the turn-of-the-century, or one of the 1920 pseudo
colonial styles. In either case the outer materials frequently are

weathered cedar shingle or white clapboard walls, cedar shingle roof,

-17-
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double~hung windows and white wocd trim. New roofs have resulted in a
change to asphalt shingles, many in highly reflectant white, others in
brown-red shades.

Older commercial buildings which have been renovated have designs
ranging from very similar in character to the residences just noted to
completely different styles. Some, in simple, more contemporary styles,
continue to use natural wood finishes and cedar ghingles with white trim.
Among the restaurants this includes some nautical or waterfront decorative
details. This group blends into the general architectural character of
the area without much obvious disruption of character. Other restora-
tion projects resutting in much more '"trendy' designs have worked
out reasonably well where their colors and detailing were in harmony
with the early bungalow and 1920 styles.

A further detail on various properties is the use of naturally
weathered railroad ties and other timber, treated lumber and split rail
fences. These generally prove to be compatible with the traditiomal
character of the Bayfront Area and the Village overall.

Perhaps one of the most impressive views of the land and development
is that seen from the ferry as itienters the Ferry Basin. In addition
to an orderly, clean dock area through the 180° field of vision ahead
in the middle ground, the buildings beyond create a backdrop which is
a reminder of some of the old world port cities and their inmer harbors.
Divergent styles in this area would tend to diminish the quality of any
such attractive introduction into the Village.

An additional aspect of this entrance to the Village is the im-
provement which appears on either side of the Ferry Basin entrance. Pas-
sengers on the upper ferry deck would be particularly aware of this. At
present on the east side is the unfinished east jetty. On the west there

~-18-



is a newly constructed decking, the Memorial Light and the north end of

the Ferry Terminal building. This is generally a clean area.

Conclusion

Overall the Bayfront Area has some diversity of style. However, some
of these changes in style are designs which incorporate the predominant
colors and materials of the more traditional Village buildings. This
in most instances, may be considered to be consistent and compatible
with the earlier buildings. Such new structures tend to reinforce the
general style of the Village.

By contrast, new or renovated structures in incompatible styles
and design materials tend to impair the overall visual quality of the
views along Village walks. Concérn must also be expressed for character

of future signs and the potential for more comnsistent street furniture.
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VI.

ASSESSMENT OF NEEDS AND PRIORITIES

Procedure For Obtaining Views and Comments

The Village Board of Trustees set out to obtain views and comments

H
early in the process. It started with public hearings on preliminary

bayfront improvement plans. The Board established citizen committees
for each major area of concemn Ke.g., playground/swimming areaj; the
Community House; tennis courts/;agon park/marina, and the ferry terminal.

Each committee reported tHe results of their study to the Planning
Board which in turn evaluated ghe ideas and presented their thinking to
the Board of Trustees. The co@mittees continue to be active and con-
sulted and will be in the futuge,~on particular questions which de-
velop in the course of plan and construction of the p}ojected improve-
ments.

As a result of this proceés preliminary agreement on the desired
program goals was reached in Decembef, 1980. These were transmitted
to the consultants and discussed at a meeting on January 13th.

As the work on the Comprehensive Development Plan and Capital

Improvement Program progressed the consultants issued frequent memoranda

on unsettled- elements of the program so that they could be resolved

20~
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through feedback.

This process has served its purpose well.

Itemized Condition of All Public Facilities

The following itemized lisi describes the condition of the public
facilities within the Study Area. It has been prepared on the basis of
discussions with Village officials and its consultants as well as reports

to the Village.

Walkways, Docks and Bulkheadingi The present ferry basin and passenger
terminal, originally constructeﬁ more than 30 years ago, was designed
for smaller, less powerful vesséls and significantly less passenger
traffic volume. Some of the'ob?ious deficiencies in the terminal and

ferry basin that have developed%include:

1. Extensive siltation haé occurred with the basin causing
problems in maneuveriné the larger vessels especially
during low tide. i

2. Many of the fender pilés are in need of replacement
while additional piles%should be installed.

3. The bulkheading on theswest wall of the basin
structure needs significant rehabilitiation.

4. Much of the fill under, the decking and on the west-
tern jetty portion haséexperienced extensive erosion.

5. Facilities are needed to accommodate and control
the crowds since passengers waiting to embark
frequently form extensive queues that conflict

with otheér passengers seeking to debark from the

arriving ships.
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6. Additional amenities, such as lighting, fencing,
signing, furbishing an;indoor waiting room, are
needed.

7. The need for a supplementary passenger pier should
be explored. During pgak periods extensive delays
often occur as the resﬁlt of the ships being man-
uevered to gain access;to the single passenger
pier. This could appr@priately be considered in
connection with a solig waste pier.

With reference to the Villége marinas, which have had minimal

" maintenance work, they remain ié generally good condition. The

Superintendent of Public Works @ndertakes part of this work while

i

the remainder is handled by a mérine contractor.

Water and Sewer Lines: The Viliage water supply system is in need

of refurbishment. The water foéer has recently been renovated, with
proper maintenance, it should last for another 30 years. However,
the water pipes do not deliver necessary flow throughout the Village
with the result that the fire h;drants are in many cases inoperative
and/or unable to deliver sufficient pressure.

Sewer Treatment Plant: The sewer treatment plant improvement is

almost complete. The outfall sewer line has been completed and

-22~



there are only minor items that need to be added to the sewer plant
for its total completion. The ultimate cost to the Village for the
entire plant will be approximately $350,000. Long term bonds will
be issued to finance this project.

The Community House: The Community House, while basically structurally

sound, is also in need of repair. The aluminum siding which is already
falling off in many places, is not only inappropriate aesthetically,

it also tends to retain moisture in the structure that will eventually
cause problems. The electric wiring in the bui